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INTRODUCTION 

Glen  Alpine,  in  the  next  twenty  yearsj  will  experience 
economic,  social  and  cultural  demands  similar  to  those  which 
other  cities,  towns  and  communities  will  face.   In  meeting  these 
demands,  Glen  Alpine  must  solve  many  problems,  particularly 
those  relating  to  physical  developments   How  much  land  will  be 
needed  to  accommodate  the  population  that  can  be  expected  to 
live  in  Glen  Alpine  and  within  its  environs  twenty  years  from 
now?   In  what  manner  should  the  land  be  reserved  for  such  facil- 
ities as  parks,  schools  and  treatment  plants?   Where  will  new 
roads  be  needed  to  serve  the  proposed  sites  and  the  total  plan- 
ning area?   How  should  these  uses  be  related  to  one  another? 
Many  other  vital  questions  must  also  be  answered  before  plans 
can  be  formulated  and  put  into  operation. 

It  is  likewise  important  to  evaluate  present  resources  as 
to  how  well  the  current  population's  needs  are  being  satisfied 
in  addition  to  planning  for  the  future  of  Glen  Alpine.  There- 
fore, a  survey  and  analysis  of  existing  land  use  is  necessary 
and  applicable  to  comprehensive  planning. 

Existing  land  uses,  especially  streets,  are  the  most  perm- 
anent elements  of  a  town  and  its  environs  and  as  such  they  limit 
the  future  use  of  land.   In  studying  these  existing  patterns,  a 
municipality  is  able  to  determine  how  well  various  land  uses 
have  met  the  social,  economic  and  cultural  needs  for  which  they 
were  intended.   In  addition,  the  study  gives  a  fairly  realistic 
indication  of  the  amount  of  land  that  will  be  needed  for  the 
various  functions  in  the  future.   The  purpose  of  the  following 
analysis  is  to  provide  the  community  with  corrective  hindsight 
and  help  it  become  better  organized  for  the  future. 


GEOGRAPHICAL  RELATIONSHIPS 

Location 

The  Town  of  Glen  Alpine  Is  located  in  Silver  Creek  Town- 
ship In  the  western  part  of  Burke  County,  which  is  in  the  east- 
ern part  of  the  North  Carolina  mountains.   Morganton,  the  County 
Seat  and  largest  town  in  the  county,  is  five  miles  to  the  east, 
and  Marion,  which  is  the  County  Seat  and  largest  town  in  McDowell 
County,  is  fifteen  miles  to  the  west.   Other  large  towns  or 
cities  in  the  general  region  are:   Hickory  (twenty-five  miles 
to  the  east),  Asheville  (fifty  miles  to  the  west),  and  Lenoir 
(twenty-one  miles  to  the  northeast). 

Transportation 


Several  major  highways  pass  in  or  near  Glen  Alpine.  US  70 
passes  through  the  center  of  town  in  an  east-west  direction  and 
Interstate  40  is  about  a  mile  south  of  town,  also  running  in  an 
east-west  direction.  There  are  no  major  highways  near  the  town 
that  run  in  a  north-south  direction,  but  several  minor  highways 
do  afford  access  to  locations  in  these  directions. 

The  Southern  Railway  serves  Glen  Alpine  with  a  line  running 
east  and  west  through  the  center  of  town.   Neither  passenger  nor 
freight  service  are  provided  on  a  regular  schedule  at  the  present 
time.  Morganton  is  the  closest  rail  service  point. 

Topography 

The  Town  of  Glen  Alpine,  with  an  altitude  of  1,206  feet, 
Is  situated  on  a  series  of  small  ridges  and  hills  in  the  Catawba 
Valley.   The  valley  is  basically  a  sliver  of  the  Piedmont  Plateau 
walled  by  the  Blue  Ridge  Mountains  on  one  side  and  the  South 
Mountains  on  the  other.   The  corridor  is  moderately  rolling  and 
averages  1,200  feet  in  altitude.   The  Blue  Ridges,  which  are  to  the 
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Water  Supply 

The  availability  of  ground  water  in  the  area  is  good  to 
excellent.  Records  show  that  water  yields  from  individual  wells 
range  from  17,000  gpd  (gallons  per  day)  to  about  180,000  gpd. 
The  quality  of  the  ground  water  is  excellent,  being  very  low  in 
dissolved  matter.  Ground  water  supplies  all  the  present  water 
needs  in  the  area  and  the  potential  for  future  ground  water 
supplies  is  excellent  since  the  present  percentage  of  ground 
water  development  is  estimated  to  be  very  low  —  probably  less 
than  five  per  cent. 

CI imate 


The  climate  of  Glen  Alpine  is  greatly  modified  by  the 
sheltering  affect  of  the  surrounding  mountains,  especially  the 
main  ridge  of  the  Appalachians,  extending  northeast-southwest 
about  40  miles  away.   Summer  days  are  often  warm,  but  nights 
cool  rapidly,  so  that  the  average  temperature  at  sunrise  is  not 
above  the  middle  sixties  even  at  the  warmest  time  of  year.  Day- 
time heat  is  rarely  extreme.   Temperatures  of  100  degress  have 
been  recorded  at  one  time  or  another  in  June,  July,  August  and 
September,  but  such  occurrences  are  rare. 

The  average  length  of  freeze-free  growing  season  is  around 
192  days.   The  average  in  the  spring  of  last  occurrence  of  a 
temperature  as  low  as  32  degrees  is  April  14,  the  average  date 
of  first  occurrence  in  autumn  of  32  degrees  is  October  23. 

The  sun  shines  more  than  half  the  daylight  hours,  with  the 
greatest  amount  of  sunshine  in  late  spring  and  early  summer  and 
the  least  in  winter.   The  relative  humidity  averages  about  70 
per  cent  year  round,  with  the  highest  humidities  occurring  in 
the  late   summer  and  the  lowest  in  spring. 


Glen  Alpine  was  first  called  Turkey  Tail  by  railroad  vorkers 
for  an  old  tree  root  located  near  the  tracks  which  resembled  a 
gobbler's  tail.   It  was  later  changed  to  Sigmonsburg  for  the 
general  storekeeper  and  finally  to  Glen  Alpine  (mountain  valley) 
for  a  nearby  resort. 

The  town  was  incorporated  in  1886  and  has  grown  under  an 
active  municipal  government  which  has  provided  paved  streets, 
water  works,  fire  and  police  protection. 

A  now  dormant  knitting  and  hosiery  mill,  and  a  thriving 
lumber  company  have  been  the  economic  mainstays  of  the  community. 
However,  in  more  recent  years  a  substantial  number  of  the  resi- 
dents commute  to  nearby  Morganton  to  work. 

The  town  and  township  (Silver  Creek)  have  been  progressive 
in  the  field  of  education  through  the  levying  of  a  special  school 
tax  and  the  building  of  a  large  (1,300  students,  grades  1-12) 
consolidated  school.   Plans  are  now  underway  to  build  a  new  high 
school  on  a  nearby  twenty-acre  tract. 


POPULATION  AND  ECONOMY 

This  section  of  the  study  will  constitute  a  summary  of  the 
major  aspects  of  the  population  and  economy  of  the  Glen  Alpine 
planning  area,  which  are  treated  in  detail  in  the  Population  and 
Economy  study  published  earlier. 

Popul ation 

In  1960  Glen  Alpine  had  a  population  of  734  persons.  Silver 
Creek  Township,  in  which  Glen  Alpine  is  located,  had  4,394  in 
1960,  while  Burke  County  had  a  population  of  52,701.   The  follow- 
ing table  illustrates  the  growth  patterns  that  each  of  the  civil 
divisions  has  experienced  since  1900. 
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GLEN  ALPINE  POPULATION  FROM  1900-1967-^^ 

TABLE  A TOWN.  TOWNSHIP  AND  COUNTY  TRENDS 

Glen     Num.     Silver       Num.     Burke    Num. 

Year Alpine   Change   Creek  Twp .   Change   County   Change 

1900 
1910 
1920 
1930 
1940 
1950 
1960 
1967-^ 

—  Taken  from  the  U.S.  Census  of  Population  unless  otherwise 
credited. 

2/ 

—  Estimated  figures,  based  upon  growth  rates,  by  Division  of 

Community  Planning 


Glen  Alpine  has  experienced  periods  of  rapid  growth  and 
periods  of  slower  growth,  but  always  some  growth.   Since  1950 
there  appears  to  have  been  an  increasing  rate  of  growth  that 
can  be  attributed  to  several  factors  —  one  of  which  is  the 
location  of  a  new  industrial  park  about  a  mile  east  of  the  town. 

There  is  litte,  if  any,  difference  between  Silver  Creek 
Township  and  Glen  Alpine  population  characteristics.  However, 
Table  B  shows  that  in  Glen  Alpine  there  is  a  disproportionately 
small  number  of  young  people  in  the  20-24  age  group.   This  group 
must  stay  in  the  town  if  the  town  is  to  grow,  for  these  young 
people  in  the  course  of  their  lives  produce  offspring  and  earn 
much  of  the  money  necessary  to  the  economic  growth  of  the 
community.   Some  of  these  young  people  no  doubt  go  to  college 
or  trade  school,  or  into  military  service,  and  then  return  to 
the  area.   This  is  shown  by  the  larger  numbers  in  the  age  groups 
immediately  following  the  20-24  age  group.   Table  B  also  indi- 
cates a  fairly  large  number  of  people  65  and  over.  If  the  ratio 
of  senior  citizens  to  working  individuals  continues  to  grow  in 
the  future,  a  serious  dependency  situation  might  result. 


1960  POPULATION  BY  AGE,  SEX,  AND  RACE 
GLEN  ALPINE  AND  SILVER  CREEK  TOWNSHIP 
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Silver  Creek 

Townshi 
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Non- 

White 
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Non 

-White 

Age 

Male 

Fem. 

Mai 

e  Fem . 

Total 

Male 

Fem. 

Mai 

e  Fem. 

Total 

Under  5 

41 

41 

0 

0 

82 

219 

201 

39 

38 

497 

5-9 

43 

47 

0 

0 

90 

235 

232 

40 

35 

542 

10-14 

40 

45 

0 

0 

45 

253 

235 

32 

31 

551 

15-19 

32 

30 

0 

1 

63 

179 

157 

17 

23 

376 

20-24 

17 

19 

0 

0 

36 

117 

140 

14 

18 

289 

25^29 

20 

28 

0 

0 

48 

105 

149 

11 

15 

280 

30^34 

28 

28 

0 

0 

56 

146 

133 

10 

19 

308 

35-39 

30 

28 

0 

0 

58 

134 

149 

15 

15 

313 

40-44 

20 

16 

0 

1 

37 

126 

104 

10 

13 

253 

45-49 

18 

28 

0 

0 

46 

95 

113 

10 

7 

225 

50-54 

15 

22 

0 

0 

37 

77 

73 

11 

6 

167 

55-59 

15 

18 

0 

0 

33 

70 

65 

10 

12 

157 

60-64 

7 

7 

0 

0 

14 

49 

53 

6 

6 

114 

65-69 

4 

10 

0 

0 

14 

30 

49 

6 

11 

96 

70-74 

3 

6 

0 

0 

9 

44 

47 

2 

7 

100 

75  &  over 

9 

17 

0 

0 

26 

47 

64 

7 

8 

126 

Total 

342 

390 

0 

2 

734   1 

,926 

1,964 

240 

264 

4,394 

Source 


S.  Bureau  of  the  Census 


Predicting  the  future  population  of  an  area  with  absolute 
certainty  cannot  be  done  by  anyone,  but  examination  of  recent 
trends  and  other  growth  factors  enables  us  to  make  a  valid  try. 
It  should  be  noted  that  the  following  projections  are  only 
estimates  based  on  the  continuation  of  the  past  trends  and 
present  conditions.   Changes  can  occur  either  up  or  down  should 
such  things  as  war,  major  catastrophe,  dislocations  in  employ- 
ment or  major  new  industrial  development  occur. 


TABLE  C 


POPULATION  PROJECTIONS.  1967-1987 


1960 


1/ 


1967 


2/ 


Glen  Alpine 
One-Mile  Fringe  Area 
Silver  Creek  Twp . 
Burke  County 


4,394 
52,701 


816 

1,320 

4,763 

58,136 


J^/Source:   U.  S.  Bureau  of  the  Census 
2/Division  of  Community  Planning 
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894 

1  ,447 

5,276 

65,563 


2  / 

1987-' 


964 

1,561 

5,797 

72,935 


Economy 

The  largest  industries  in  Burke  County  in  1960  were:  manu- 
facturing with  10,974  employees  (or  54.3  per  cent  of  the  total 
work  force);  professional  services,  with  2,749  employees  (or  13.6 
per  cent  of  the  total  work  force);  and  commerce,  with  2,560  employ- 
ees (or  12.6  per  cent  of  the  total  work  force).   The  two  largest 
manufacturing  industries  were  furniture,  lumber  and  wood  products 
with  3,669  employees,  and  textile  and  apparel  products  with  5,844 
employee  s . 

From  1950  to  1960  manufacturing  gained  2,680  workers;  pro- 
fessional services  gained  900  employees;  and  commerce  gained  331 
employees.   The  total  number  of  employees  (county-wide)  increased 
by  4,070  (a  25.2  per  cent  gain)  during  the  decade.   The  most  sig- 
nificant decline  occurred  in  agriculture  and  forestry,  which  had 
a  loss  of  887  persons  (a  60.6  per  cent  decline)  from  1,464  in 
1950  to  577  in  1960. 

In  1960  about  60  per  cent  of  the  males  and  some  53  per  cent 
of  the  females  in  the  Silver  Creek  Township  were  classified  as 
skilled  laborers.   The  unskilled  labor  force  accounted  for  about 
20  per  cent  of  the  males  and  about  19  per  cent  of  the  females. 
The  percentage  of  unskilled  workers  is  relatively  high  but  some- 
what understandable  in  the  light  of  such  factors  as  educational 
training  and  types  of  industries  established  in  the  area.   With 
the  establishment  of  an  industrial  park  near  Glen  Alpine  in  recent 
years  the  number  of  skilled  workers  will  no  doubt  increase. 

Approximately  41  per  cent  of  the  families  living  in  Silver 
Creek  Township  in  1960  had  incomes  of  less  than  $3,000  per  year. 
This  is  a  much  higher  percentage  than  that  of  the  county  which 
had  only  29  per  cent  of  the  families  with  less  than  $3,000  income 
per  year.   In  the  middle  income  bracket  ( $  3  ,  000-$ 7  ,  999 ) ,  Silver 
Creek  Township  had  55.2  per  cent,  while  Burke  County  had  59.8  per 
cent.   While  in  the  township  this  is  a  majority  of  the  families, 
it  can  be  noted  that  when  the  family  income  groups  below  $5,000 
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are  combined,  the  result  is  such  that  almost  75  per  cent  of  the 
families  are  in  this  group  as  opposed  to  only  60  per  cent  for  the 
county.   In  terms  of  median  family  income  the  township  with  $3,503 
is  $800  lower  than  the  county  ($4,303)  and  $1,340  lower  than  the 
state  ($4,843).   In  per  capita  income  the  township  with  $977  is 
$273  lower  than  the  county  ($1,250)  and  $662  lower  than  the  state 
($1,639). 

The  adult  (25  years  or  older)  level  of  education  has  an  in- 
fluence on  employment,  income  and  standard  of  living.   In  1960 
the  state  showed  8.9  years  as  the  median  school  years  completed 
by  adults.   At  the  same  time  Silver  Creek  Township  had  8.0  years 
and  Burke  County  had  8.1  years,  both  less  than  the  state's  figure. 
However,  it  appears  that  those  under  25  years  of  age  are  remaining 
in  school  for  longer  periods  than  persons  now  25  years  and  over 
did. 

Population  and  economy  are  directly  related  to  and  therefore 
influence  land  use  patterns.   While  the  socio-economic  factors 
may  appear  vague  and  seemingly  unrelated,  it  is  necessary  to  know 
and   appreciate  their  influence  on  land  use  in  order  to  have  a 
keener  insight  into  the  potentialities  of  Glen  Alpine. 
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LAi  USE  SURVEY  &  ANALYSIS 


LAND  USE  SURVEY  AND  ANALYSIS 

A  knowledge  of  the  existing  land  use  pattern,  both  in  Glen 
Alpine  and  within  the  One-Mile  Fringe  Area,  is  necessary  for  the 
intelligent  preparation  of  a  Land  Development  Plan.   The  land  use 
data  discussed  in  this  section  was  obtained  in  "windshield  surveys" 
by  the  Division  of  Community  Planning  personnel  during  January 
and  February,  1967.   The  purpose  of  the  survey  was  to  determine 
the  pattern  of  existing  land  uses  and  to  determine  the  exterior 
condition  of  residential  structures.   The  information  thus  acquired 
was  transcribed  onto  a  planimetric  tnap  for  permanent  use  and  fur- 
ther analysis.   (Map  3,  Generalized  Existing  Land  Use). 

LAND  USE  CLASSIFICATIONS 

A  system  of  classification  for  the  Glen  Alpine  Planning 
Area  was  devised  to  group  similar  land  uses  and  is  based  primarily 
on  a  classification  according  to  function.   Definitions  are  as 
f ol lows : 

RESIDENTIAL  -  The  predominant  use  of  the  structure  on  the 

land  is  devoted  to  the  housing  of  individuals, 
families,  and  groups  of  people. 

(a)  Single-family:   Those  structures  con- 
taining one  housing  unit. 

(b)  Multi-family:   Those  structures  con- 
taining two  or  more  housing  units  (mostly 
duplexes) . 

(c)  Mobile  homes:   Mobile  homes  may  be 
located  either  separately  or  in  a  park 
or  court . 


SOCIAL  AND  CULTURAL  -  Establishments  that  provide  for  phys- 
ical and  mental  development,  and  enlightment 
and  refinement  of  morals  in  the  community. 

(a)  Education,  i.e.,  public  schools. 

(b)  Religion  and  recreation,  i.e.,  churches, 
cemeteries,  parks  and  playgrounds,  clubs 
and  lodges. 

BUSINESS  AND  SERVICES  -  Establishments  which  supply  commodi- 
ties, or  services  of  an  intangible  nature,  to 
the  general  public. 

(a)  Retail  trade  services:   Establishments 
selling  commodities  or  which  provide 
maintenance,  installation,  repair  or 
business  services  to  individuals  or  other 
businesse  s. 

(b)  Professional  and  governmental:   Establish- 
ments which  supply  needs  of  an  intangible 
nature  or  provide  services  to  the  general 
public.   Examples:  doctors'  offices  and 
clinics,  bank,  post  office,  police  and 
fire  stations . 

MANUFACTURING  -  Establishments  which  are  engaged  in  the 

manufacture  or  storage  of  tangible  products. 

TRANSPORTATION  -  The  systems  and  modes  of  conveyance  of 
persons  or  goods  from  place  to  place. 

(a)  Vehicular,  i.e.,  streets,  highways,  roads, 
railroads,  and  their  rights-of-way. 

(b)  Non-vehicular,  i.e.,  rights-of-way  for 
the  transmission  of  electricity, 

OPEN  LAND  -  Those  parcels  of  land  on  which  no  structures 
are  found,  or  which  are  not  used  for  open 
storage  or  similar  use.   Agricultural  activity 
may  exist,  or  the  parcel  may  be  wooded,  or 
just  plain  vacant. 
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COMPUTATION  OF  LAND  USES 

In  order  to  accurately  compute  the  amount  of  land  in  each 
use,  it  is  necessary  to  have  property  lines.   However,  because 
tax  maps  were  not  available  for  the  Glen  Alpine  Planning  Area 
this  could  not  be  done.   Delimiting  of  land  uses  being  essential 
to  analysis,  an  alternative  method  was  used  whereby  property 
lines  were  arbitrarily  drawn  around  and  between  existing  struc- 
tures.  It  should  be  noted  that  this  method  gives  figures  which 
are  approximate  and  not  exact.   However,  this  is  acceptable 
since  the  information  will  be  used  for  general  rather  than 
specific  purposes. 

Table  D  gives  a  detailed  breakdown  of  the  developed  acreage 
for  each  of  the  various  land  uses  in  each  of  the  study  areas, 
as  well  as  a  percentage  breakdown  of  each  study  area's  uses.  A 
more  detailed  analysis  of  each  classification  is  presented  in 
the  following  sections. 


EXISTING  LAND  USES 
Residential  Uses 

By  far  the  largest  use  of  developed  land  in  Glen  Alpine  is 
residential,  with  about  86  acres  (41.9  per  cent)  of  the  205 
developed  acres  so  classified.   The  Fringe  Area  has  approximately 
433  acres  of  developed  land,  of  which  172  acres  (39.8  per  cent) 
are  devoted  to  residential  use.   The  entire  planning  area  has  a 
total  of  258  acres  (40.4  per  cent)  classified  as  residential 
out  of  approximately  638  acres  of  developed  land.  (Table  D.) 

Residential  Structural  Types 

Single-family  dwelling  units  are  the  largest  type  in  the 
planning  area  as  well  as  in  Glen  Alpine  and  the  Fringe  Area. 
Only  16  (6.7  per  cent)  of  the  238  residential  structures  in 
Glen  Alpine  are  either  multi-family  or  mobile  homes.   Two-hundred 
and  twenty-two  residential  structures  are  single-family,  which 

14 


ON  O    <f 


<)■  <f  ^  a> 


<r  ON 
in  —I 


<N        r^  m  CM 


ro       a\  <t  ir\ 


in       ^ 


-J-  <r  o  d 


00  ^ 
iTi  <r 


00  O         00 
0^  ON  o   o 


o 

cs]   O 


d  d 


(N      r-<      —I 


<N    ON  fO 

cni  00  O  m 


n        in 


<)•   ^  vO 

vr>  O  O 


O    00 

J  d 


o  r^  ON 
r^J  ^'  d 


(M  n  <f 
d  d  --* 


O  in  ^  ON 


in  <^ 


in        r-- 

O  ON 


—1   >. 

t/J 

u 

0) 

-H     '-I 

CO 

0) 

o 

■n 

CO     CO 

C          -- 

..19 

— 1   li,     CO 
CO      1     Pu 

•H      0)       1 

i 

4-1 

u3     C 

CO 

C    -i-J 

00 

0           3 

q 

0 

jj 

0    c 

c 

•H      i-i      U 

3 

0 

C   •r^ 

H 

•H      OJ 

•H 

4J      to     -H 

O 

0    ■'-' 

^^ 

c«    B 

0) 

.^^    CO 

en    C 

3 

4-13      0) 

^ 

CO 

00  0) 

■H 

0)     M 

U     V   > 

o 

•H      ^ 

en 

0) 

CO 

M-l     <D 

u 

0     -r-l        1 

XI 

3 

^   o 

0) 

o 

0     > 

CO 

Q-j:   c 

0 

XJ 

Q)     0) 

c 

0) 

1-1     O 

tn    0)    0 

u 

w 

cS  oi 

•i-i 

> 

oi 

CM   O 

3 
C 

C   >   Z 

<D 

o 

3 

<D 

CO 

M 

15 


represents  93.3  per  cent  of  the  residential  structures.   Only 
two  duplexes  and  one  triplex  were  noted  in  the  town,  with  the 
other  13  residential  structures  in  this  group  being  mobile  homes, 
In  the  Fringe  Area  there  are  344  single-family  structures,  or 
96.4  per  cent  of  the  357  residential  structures.   There  are  no 
multi-family  structures,  and  only  13  mobile  homes  (which  repre- 
sent 3.6  per  cent  of  the  total). 


TABLE  E 

RESIDENTIAL 

STRUCTURE  TYPES 

Area 

Singl 

No. 

e-Family 
Per   , 
Centi/ 

Multi- 
No. 

-Family 
Per 
Cent-i-' 

Mobile  Homes 

Per 
No.   Cent-' 

Total 

Glen  Alp 
Fringe  A 
Planning 
Total 

ine 
rea 
Area 

222 

344 

566 

93.3 
96.4 

95. 1^/ 

3 
0 

3 

1.2 
0 

.^1 

13 
13 

26 

5.5 
3.6 

4.41/ 

238 
357 

595 

j^/  Per  cent  of  Study  Area's  residential  structures. 
_2/  Per  cent  of  Planning  Area's  residential  structures 

Source:   Division  of  Community  Planning 


Residential  Densities 

Table  F  indicates  that  the  density  of  development  is  well 
above  acceptable  minimum  of  6,000  square  feet  per  lot  as  recom- 
mended for  single-family  dwelling  units  by  the  Committee  on  the 
Hygiene  of  Housing  of  the  American  Public  Health  Association. 

With  a  few  exceptions,  the  majority  of  development  in  Glen 
Alpine  and  its  environs  is  characterized  by  residential  "sprawl" 
which  in  the  main  takes  the  form  of  finger-like  growth  along  the 
present  thoroughfares.   In  order  to  better  utilize  the  existing 
land,  this  "sprawl"  and  the  scattering  of  homes  should  be  dis- 
couraged.  There  is  much  room  for  development  and  growth  within 
Glen  Alpine  proper  to  the  extent  that  all  of  the  expected  popu- 
lation growth  in  the  next  twenty  years  can  be  accommodated  on  the 
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existing  open  land.   However,  a  sewerage  system  will  be  necessary 
to  encourage  and  direct  development  and  growth  in  an  orderly  and 
sound  pattern  to  the  benefit  of  all. 


TABLE  F         RESIDENTIAL  DENSITIES 


Number 

of 

Number  of 

Dwellir 

ig 

Residential 

Area 

Units 

Acres 

Glen  Alpine 

238 

86.0 

Fringe  Area 

357 

172.2 

Planning  Area 

Total 

595 

258.2 

Dwelling  Units 
per  Residential 
Acre 


2.8 
2.1 

2.3 
( average) 


Source:   Division  of  Community  Planning 


Housing  Conditions 

One  of  the  objectives  of  the  land  use  survey  was  to  deter- 
mine the  exterior  condition  of  residential  housing.  No  attempt 
was  made  to  conduct  a  detailed  examination  of  each  structure,  but 
rather  a  "windshield"  survey  was  taken.   The  purpose  of  this 
survey  was  to  determine  and  analyze  the  pattern  of  substandard 
housing  and  to  determine  the  feasibility  of  re-using  some  pres- 
ently residential  land  for  other  purposes.   Every  housing  unit 
within  the  town  and  the  one-mile  fringe  area  was  classified 
according  to  one  of  the  following  groupings: 

Sound  Housing  is  that  which  has  no  defects  or  only  minor 
defects  which  can  normally  be  corrected 
during  the  course  of  regular  maintenance. 

Deteriorating  Housing  is  that  which  needs  more  extensive 
repair  than  is  provided  in  the  course  of 
regular  maintenance.   Such  housing  has  one 
or  more  defects  that  must  be  corrected  if 
the  unit  is  to  continue  to  provide  safe  and 
adequate  shelter. 
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Dilapidated  Housing  is  that  which  does  not  provide  safe 
and  adequate  shelter;  in  its  present  con- 
dition it  endangers  the  health,  safety  and 
well-being  of  the  occupants.   Such  housing 
is  in  need  of  major  repair  to  such  an  extent 
that  it  would  be  economically  unfeasible  to 
bring  it  up  to  standard;  therefore,  it  should 
be  demolished. 


For  the  purpose  of  this  study,  housing  in  the  Sound  and 
Deteriorating  categories  is  classified  as  "standard".  Housing 
in  the  Dilapidated  category  is  classified  as  "substandard". 


TABLE  G HOUSING  CONDITIONS 

Single-        Multi- 

Family Family Mobile  Homes 

Glen  Alpine 

Sound  182  2  13 

Deteriorating     21  0  0 

Dilapidated       19  (2  vac. )   1 0 

Total  (238)      222 3 13 

Fringe  Area 

Sound  240  0  13 

0 
0 


240 

0 

73 

(1    vac.) 

0 

31 

(6    vac.) 

0 

Deteriorating 

Dilapidated      

Total  (357)      144 0 13 

Planning  Area 

(Totals) 

Sound  422  2               26 

Deteriorating  94  (1  vac.)  0                0 

Dilapidated  50  (8  vac.)   1 0 

Total  (595) 566  3_ 2_6 

Source:   Based  on  field  survey  in  January,  1967,  by  the 

Division  of  Community  Planning 


The  results  of  the  survey  revealed  that  Glen  Alpine  had 
8.7  per  cent  of  its  housing  units  classified  as  deteriorating 
and  another  8,7  per  cent  classified  as  dilapidated.   The  Fringe 
Area  had  20.5  per  cent  classified  as  deteriorating  and  8.7  per 
cent  classified  as  dilapidated.   The  total  Planning  Area  had 
15.7  per  cent  classified  as  deteriorating  and  8.7  per  cent  were 
classified  as  dilapidated.   (Table  G) 
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If  an  average  of  3.5  persons  per  housing  unit  (the  average 
family  size  in  Glen  Alpine  in  1960  according  to  U.S.  Census  data) 
is  applied  to  the  respective  categories,  the  following  figures 
resul t : 


POPULATION  AND  PERCENTAGES  IN  DETERIORATING 
TABLE  H     AND  DILAPIDATED  HOUSING 


Area 

Deteriorating 

Per  Cent 
Pop.   of  Pop. 

Dilap 
Pop  . 

idated 
Per  Cent 
of  Pop. 

Total 
Pop . 

Per  Cent 
of  Pop. 

Glen 

Alp 

ine 

74 

9 

74 

9 

148 

18 

Fring 

;e  A; 

rea 

256 

19 

109 

9 

365 

28 

Planr 

ling 

Area330 

15 

183 

9 

513 

24 

Thus,  about  74  people  (or  9  per  cent  of  the  population)  in  Glen 
Alpine  live  in  housing  that  is  not  conducive  to  good  health, 
safety,  or  welfare.   The  Fringe  Area  reflects  a  similar  situation 
in  that  about  109  people  (or  9  per  cent  of  the  population)  are 
not  adequately  housed.   Therefore,  in  the  Glen  Alpine  Planning 
Area  there  are  approximately  183  people  living  in  housing  that 
is  not  adequate  and  another  330  are  living  in  housing  that  is 
presently  in  need  of  repair  beyond  normal  maintenance. 

While  it  would  be  difficult  because  of  the  unavailability 
of  lot  line  maps  to  determine  the  exact  amount  of  acreage  in- 
volved in  the  two  study  areas  for  the  categories  of  deteriorating 
and  dilapidated  housing,  a  fairly  good  approximation  can  be  found, 
If  each  housing  unit  in  the  respective  categories  is  assigned 
15,000  square  feet  (which  is  not  unreasonable  for  this  area),  the 
following  results  are  obtained: 


Glen  Alpine  —  7  acres  are  occupied  by  deteriorating  housini 
7  acres  are  occupied  by  dilapidated  housing. 

Fringe  Area  --  25  acres  are  occupied  by  deteriorating 
housing  5 

11  acres  are  occupied  by  dilapidated 
housing . 

Combined  Areas  --  32  acres  are  occupied  by  deteriorating 
housing ; 

18  acres  are  occupied  by  dilapidated 
housing. 


A  total  of  50  acres  are  occupied  by  either  deteriorating 
or  dilapidated  housing  --  which  represents  almost  8  per  cent  of 
the  total  developed  land  in  the  Planning  Area. 


Social  and  Cultural  Uses 

This  group  of  urban  land  uses  is  broken  down  into  two 
categories:  (1)  education  and  (2)  religion  and  recreation.   It 
accounts  for  about  25  acres  in  Glen  Alpine  and  approximately  9 
acres  in  the  Fringe  Area.   (Table  D) 

Education  accounts  for  approximately  12  acres  in  Glen 
Alpine  and  reflects  the  school  plant  area  only.   The  Fringe  Area 
presently  has  no  land  used  for  educational  purposes.   While  the 
site  location  of  the  present  school  is  adequate,  there  is  an 
apparent  need  to  relieve  the  crowded  conditions.   Then  too,  some 
of  the  buildings  are  nearing  an  advanced  age  and  are  in  need  of 
replacement  or   extensive  remodeling.   A  new  school  on  the 
present  acreage  would  not  be  sufficient  to  adequately  provide 
for  the  needs  of  the  students;  therefore,  a  new  location  is 
needed. 

Religion  and  recreation  account  for  about  14  acres  in  Glen 
Alpine.   There  are  four  churches,  three  cemeteries,  two  ball 
parks  (one  of  them  for  high  school  sports  only),  and  the  Womans 
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Club  building  and  grounds  within  the  town  limits.   While  it  can 
be  assumed  that  the  religious  needs  of  the  citizens  are  being  met 
adequately,  no  such  assumption  can  be  made  for  recreation.   The 

acreage  set  aside  for  recreation  —  208  persons  per  acre  is 

far  below  the  national  standard  of  100  persons  per  acre  recom- 
mended by  the  National  Recreational  Association.   It  is  apparent 
that  there  is  a  need  for  more  recreation  facilities  in  the  town 
. —  at  least  parks  or  playgrounds.   The  Fringe  Area  has  approxi- 
mately 9  acres  in  religious  and  recreational  use.  There  are  six 
churches,  one  cemetery,  one  ball  park,  and  a  hunting  lodge.  The 
hunting  lodge  is  private  and  that   leaves  only  one  ball  park. 
Here  again  it  can  be  noted  that  there  is  a  shortage  of  recrea- 
tional facilities.   Development  of  recreational  facilities  in 
the  Fringe  Area  should  be  closely  coordinated  with  those  of  the 
town. 


Business  and  Services  Uses 

Business  and  Services  land  uses  constitute  approximately 
5  acres  in  Glen  Alpine  and  3  acres  in  the  Fringe  Area.   Consider- 
ing all  factors,  this  appears  to  be  an  adequate  amount  of  land 
for  business  and  services  at  the  present  time.   The  location  of 
almost  all  of  the  enterprises  is  such  as  to  provide  access  to 
the  largest  number  of  people.   While  the  range  of  goods  or 
services  offered  may  not  be  all  that  could  be  desired,  those 
extras  that  are  desired  can  be  obtained  without  much  difficulty 
in  or  near  Morganton.   However,  as  the  population  grows  the 
demand  for  more  goods  and  services,  such  as  another  super  market, 
a  clothing  store,  an  appliance  repair  shop,  and  an  electrical 
contractor,  will  grow  and  these  needs  will  have  to  be  met. 
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Retail  trade  and  services  occupy  4  acres,  while  professional 
and  governmental  uses  occupy  about  1  acre  in  Glen  Alpine  proper. 
Most  of  the  retail  trade  and  services  are  found  in  the  "central" 
business  district.   Parking  is  adequate  and  access  is  not  diffi- 
cult.  The  railroad,  however,  cuts  the  district  into  two  sections 
so  that  when  trains  go  through  the  inadequate  overpass  must  be 
used  or  relatively  long  delays  experienced.   Hopefully,  this 
situation  will  be  relieved  soon  by  the  proposed  new  overpass. 
(Map  9.)   One  other  traffic  problem  exists  in  this  area  of  town; 
it  is  the  lack  of  a  traffic  light  or  traffic  islands  at  the 
market  at  the  intersection  of  London  and  Main  Streets  (US  70). 
This  problem  exists  mainly  when  school  is  letting  out  and  indus- 
trial workers  are  going  home.   School  buses  and  school  traffic 
encounter  a  safety  problem  when  trying  to  enter  US  70  from  London 
Street.   It  is  urged  that  this  situation  be  corrected  soon. 

The  three  acres  in  the  Fringe  Area  in  this  category  are  all 
in  retail  trade  and  services  with  no  acreage  devoted  to  profes- 
sional and  governmental.   The  major  activity  involves  service 
station-grocery  stores  and  other  automobile  oriented  activities. 
Several  of  these  buildings  are  in  need  of  repair  but  otherwise 
are  well  located,  have  adequate  parking,  and  provide  a  necessary 
service  to  the  area  in  which  they  are  found. 


Manufacturing  Uses 

The  use  of  land  in  the  category  of  manufacturing  is  taken 
up  by  a  lumber  yard  and  a  dormant  knitting  mill.   The  knitting 
mill  is  being  used  temporarily  as  a  shipping  point  and  storage 
facility  for  an  industry  located  in  the  nearby  industrial  park. 
The  location  of  the  former  knitting  mill  is  good  for  transporta- 
tion purposes  but  has  several  drawbacks  for  other  uses.  Parking 
is  not  adequate  for  any  large  operation  demanding  a  large  number 
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of  workers;  the  site  itself  is  not  large  and  would  be  difficult 
to  expand;  and  the  topography  at  the  location  is  not  ideally 
suited  for  any  large  industrial  use.   The  present  use  or  similar 
uses  would  not  be  handicapped  by  the  above  limitations  and  the 
building  is  usable  but  in  need  of  repair. 

The  lumber  yard  occupies  all  but  a  very  small  percentage  of 
the  approximate  40  acres  of  land  in  manufacturing  usage  in  the 
planning  area.  Within  Glen  Alpine  proper,  25  acres  are  devoted 
to  this  use.  All  14  acres  in  the  Fringe  Area  are  devoted  to  the 
lumber  yard.  The  enterprise  affords  a  steadying  economic  influ- 
ence that  is  well  suited  to  its  location.  The  topography  is  good 
and  room  for  expansion  is  readily  at  hand. 


Transportation  Uses 

The  two  subheadings  under  this  category  are  vehicular  and 
non-vehicular.   The  non-vehicular  (electric  transmission  lines) 
take  up  about  4  acres  of  land  in  Glen  Alpine  and  48  acres  in  the 
Fringe  Area.   Several  homes  in  recent  years  have  been  built 
adjacent  to  the  right-of-way.   Older  homes  in  the  same  area  are 
generally  in  a  sound  condition.   Thus,  the  lines  appear  to  be 
an  integrated  part  of  the  community  and  have  no  adverse  affect 
on  development  in  their  vicinity. 

The  vehicular  use  of  land  includes  streets  and  roads,  both 
paved  and  unpaved,  as  well  as  railroads.   There  are  about  59 
acres  devoted  to  this  use  in  Glen  Alpine.   The  largest  amount 
of  this  acreage  within  the  town  is  devoted  to  paved  roads  with 
only  a  small  amount  of  unpaved  roads.   (Map  5.)   The  Fringe  Area 
has  the  largest  amount  of  acreage  in  unpaved  roads  —  almost 
all  of  which  are  deadended.   The  large  acreage  in  roads  in  the 
Fringe  Area  is  due  in  part  to  the  existence  of  Interstate  40 
which  lies  within  the  area. 
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NORTH      CAROLIN 
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The  traffic  pattern  and  the  average  daily  24-hour  traffic 
counts  made  in  1966  by  the  State  Highway  Commission,  as  well  as 
the  location  of  problem  spots  can  be  found  on  Map  5.   Volumes 
are  not  overly  heavy  except  at  certain  peak  hours  when  some  of 
the  roads  near  their  capacity  (primarily  US  70  running  through 
the  center  of  the  planning  area). 

Utilities 


No  acreage  for  these  activities  was  listed  in  Table  D  as 
only  the  town's  water  system  is  involved.   (Less  than  an  acre 
of  land  was  devoted  to  the  storage  tank  and  the  wells  of  the 
system.)   The  town  at  present  does  not  have  a  sewerage  system 
and  the  town  garbage  dump  is  outside  the  Planning  Area.   Map  6 
shows  the  layout  of  the  water  system  as  well  as  the  size  of  the 
lines  and  service  areas  outside  the  town  limits. 

Undeveloped  Land 

The  undeveloped  or  open  land  constitutes  the  major  portion 
of  acreage  both  in  the  town  and  the  fringe  area.   This  acreage 
includes  not  only  vacant  land  and  forested  areas  but  land  in 
use  as  crop  or  pasture  land.   The  crop  or  pasture  land  is  not 
very  great  as  farming  has  declined  in  the  area.   Within  Glen 
Alpine,  297  acres  of  open  land  represent  59  per  cent  of  all  the 
acreage  within  the  town  limits.   While  a  few  scattered  locations 
cannot  be  utilized  for  urban  uses,  most  of  the  open  land  is 
suitable  for  residential  development  with  some  sites  usable  for 
small  commercial  enterprises  or  parks  and  playgrounds. 

The  Fringe  Area  has  approximately  3,586  acres  of  open  land 
which  represents  89.2  per  cent  of  the  total  acreage  in  the  fringe 
area.   Only  a  small  amount  of  this  land  has  been  platted  for  use 
or  is  being  used  for  farming.   While  it  is  conceivable  that  any 
use  could  be  made  of  the  open  land  with  sufficient  capital  out- 
lay, the  vast  majority  of  the  land  is  best  suited  for  residential 
development.  (Discussion  in  depth  will  be  continued  in  the 
Land  Development  Plan. ) 
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LAND  USE  PATTERNS  AND  TRENDS 

Development  in  Glen  Alpine  and  the  Fringe  Area  has  been 
and  is  primarily  of  a  residential  nature.   Most  of  the  develop- 
ment has  taken  place  along  existing  thoroughfares  and  can  best 
be  described  as  "finger  sprawl".   Some  of  the  new  housing  is 
located  in  subdivisions  and  shows  a  more  modern  and  planned 
approach.   One  of  these  subdivisions  is  to  the  south  of  town 
just  off  SR  1168;  one  is  at  the  end  of  Allen  Street  Extended  on 
the  south  side  of  town;  one  is  off  Pea  Ridge  Street  (SR  1226); 
and  one  is  located  off  SR  1208  northwest  of  town.   While  occur- 
ring at  diverse  locations,  development  has  tended  to  concentrate 
to  the  northwest  and  south  of  town  as  well  as  within  town  in 
these  same  directions. 

Business  and  service  establishments  have  tended  for  the 
most  part  to  located  on  or  near  US  70  in  the  middle  of  town. 
Little  commercial  development  has  taken  place  in  the  area  in 
recent  years  and  that  which  has  is  located  on  major  roads  and 
is  mainly  in  the  form  of  service  station-grocery  stores.  Much 
of  the  slow  development  of  commercial  activity  in  Glen  Alpine 
and  the  Fringe  Area  can  be  traced  to  the  automobile  and  the 
close  proximity  of  Morganton  with  its  large  business  district 
and  service  outlets. 

Manufacturing  has  been  limited  mainly  to  the  lumber  yard, 
with  a  small  knitting  or  hosiery  mill  in  operation  from  time  to 
time.   No  new  manufacturing  has  been  established  within  the 
planning  area  for  many  years  --  which  is  in  part  attributable 
to  the  location  of  a  new  industrial  park  about  a  mile  east  of 
town  and  the  nearness  of  sites  in  Morganton. 
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LAND  USE  PROBLEMS 

Analysis  of  existing  land  uses  in  Glen  Alpine  and  the  Fringe 
Area  has  made  it  possible  to  note  several  problems  relating  to 
physical  growth.   The  following  are  generalizations  of  the  major 
problems  present: 

—  A  lack  of  land  control  devices  (subdivision  regulations 
and  a  zoning  ordinance)  has  been  responsible  for  mixed 
land  uses  and  has  to  some  extent  contributed  to  blight. 

The  lack  of  building  and  housing  codes  has  resulted  in 
poor  standards  of  space,  facilities^  or  maintenance  and 
has  also  contributed  to  blight. 

—  The  "finger  sprawl"  development  of  residential  areas 
will  place  a  burden  on  the  town  in  providing  services 

specifically,  it  makes  a  public  sewer  system  less 
feasible.   It  would  be  to  the  town's  advantage  to 
encourage  the  development  of  the  large  amount  of  open 
land  in  the  town. 

The  existing  street  system  within  the  town,  and  to 
some  extent  in  the  fringe  area,  needs  to  be  realigned; 
certain  street  intersections  (such  as  those  at  Pea 
Ridge  and  Linville)  need  to  be  improved;  and  new 
streets  are  needed  for  better  traffic  circulation. 

■ —   The  absence  of  public  parks  or  playgrounds  in  the 

northwestern  section  of  town,  as  well  as  other  sections 
in  the  planning  area,  is  such  as  to  require  immediate 
attention  in  order  to  provide  the  citizens  with  adequate 
recreation  facilities. 

Map  7  shows  the  presence  of  some  of  the  factors  that  facili- 
tate or  impede  development  of  open  space  areas. 
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Justness  and  Services  Uses 

—  There  should  be  a  good  traffic  circulation  system  such 
as  to  afford  easy  access  to  the  facility. 

—  Adequate  off-street  parking  and  loading  and  unloading 
spaces  should  be  provided  and  maintained. 

—  The  function  should  be  "buffered"  or  "screened"  from 
neighboring  residential  properties. 

Limitations  as  to  the  number,  size  and  spacing  of 
signs  and  billboards  should  be  enforced. 


Manufacturing  Uses 

The  sites  should  have  good  highway  and,  in  some  cases, 
rail  acce  ss . 

The   sites  should  be  of  sufficient  size  to  permit  plant 
operation,  employee  parking  and  loading  and  unloading 
activities,  and  allow  for  future  expansion. 

The  sites  should  be  free  from  conflicting  residential, 
social  and  cultural  uses  and  should  have  access  to 
existing  or  extendable  utilities  such  as  water,  sewer 
and  power  lines. 

The  sites  should  be  relatively  flat,  well  drained  and 
free  from  flooding. 
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LAND  DEVELOPMENT  PLAN 
INTRODUCTION 


This  plan  for  the  growth  and  development  of  the  Glen  Alpine 
Planning  Area  represents  much  study  and  evaluation  by  the  Plan- 
ning Board  in  an  effort  to  provide  a  community  that  meets  the 
needs  and  desires  of  the  citizens.   It  is  a  general  plan  for  the 
physical  development  of  the  community  which  designates  areas  for 
different  types  of  development.   In  determining  which  use  is 
best  suited  for  which  area,  the  Planning  Board  considered  the 
physical  characteristics  of  each  area,  the  availability  of  commu- 
nity services  such  as  water,  access  to  transportation  facilities, 
and  the  projected  need  for  more  space  to  be  utilized  by  businesses 
and  homes  during  the  twenty-year  planning  period. 

The  plan  fixes,  to  a  certain  degree,  and  helps  direct  the 
pattern  of  activities  of  residential,  public,  commercial  and 
industrial  use  of  the  land.   It  is  a  general  framework  for  the 
community's  future  development  so  that  its  growth  may  be  orderly, 
efficient  and  economical.   The  plan  is  based  on  the  analysis  and 
standards  set  forth  in  the  Land  Use  Survey  and  Analysis  portion 
of  this  report.   The  interpretation  of  the  proposals  stated  with- 
in the  text  and  shown  on  Map  8  should  be  based  on  the  following 
considerations : 

land  use  areas  are  generalized  and  acreages  are 
approximate ; 

only  the  major  land  uses  of  residential,  business 
and  services,  public  and  semi-public,  and  manu- 
facturing are  shown. 


29 


GLEN   ALPINE 


JORTH      CAROLINA 


^ 


LAND    DEVELOPMENT    PLAN 

AND 

SKETCH  THOROUGHFARE  PLAN 


THOROUSHFARES 
EXISTING                                                                               PROPOSED 
^^^i_  MINOR      THOROUGHFARE  

RESIDENTIAL-  DENSITY   : 

LOW-    LONG    RANGE  ^"^ 

LOW    TO    MEDIUM -SHORT    RANGE 

MULTI  -  FAMILY  -    PUBLIC     HOUSING 
RETAIL     SERVICES  NOTE.       UNCOLORED    AREAS    ARE    FOR    DEVELOPMENT 

SOCIAL,  CULTURAL    8    GOVERNMENTAL  AFTER       YEAR      1987. 

MANUFACTURING 


MAJOR      THOROUGHFARE  illllll 

GRADE       SEPARATION  Q 


MAP-8 


FUTURE  LAND  USE  PROJECTIONS 

The  projection  of  future  land  use  requirements  is  not  an 
exact  science  as  certain  changes  may  occur  that  cannot  be  seen 
at  this  time.   However,  by  using  past  trends  and  future  popula- 
tion projections,  a  fairly  good  "educated  guess"  of  what  will 
be  needed  can  be  made.   In  making  a  determination  of  the  future 
land  use  requirements  for  an  area  the  most  significant  factor 
affecting  projections  is  the  type  of  development  that  is  most 
likely  to  occur.   Therefore,  the  following  assumptions  are  made: 

--   Re sidential lot  sizes  are  increasing  and  will  continue 
to  do  so; 

The  demand  within  urban  areas  is  increasing  for  more 
recreation  areas; 

—  Business  and  service  developments  are  being  designed 
for  the  motoring  public,  resulting  in  larger  parking 
facilities; 

Manufacturing  complexes  are  more  often  than  not  of  a 
single  story  nature  and  are  providing  on-premise 
parking  for  their  employees,  thus  resulting  in  larger 
sites. 

The  technique  used  to  determine  future  land  use  require- 
ments was  the  "per sons-per-acre  method".   Table  I  shows  that 
about  61  acres  (total  of  all  categories)  will  be  needed  by  1987 
to  accommodate  the  389-person  increase  in  population  that  is 
expected  in  the  planning  area.   This  Increase  Is  based  on  the 
minimum  population  Increase  projected.   However,  a  total  of  about 
145  acres  for  all  categories  has  been  programmed  for  future  land 
use  needs  because  this  will  allow  for  a  wider  range  of  choice 
and  will  accommodate  the  trend  to  larger  residential  lots.   This 
figure  will  also  bring  such  categories  of  land  use  as  recreation 
and  education  up  to  standards  established  throughout  the  nation. 
Then  too,  should  annexation  occur,  this  will  extend  the  planning 
area  such  as  to  increase  the  population. 
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1987  ACREAGE  PROJECTIONS 
TABLE  I   GLEN  ALPINE  PLANNING  AREA 


Present 

Persons 

Additional 

Acres 

Developed 

per  Acre 

Acres  Needed 

Planned  for 

Acreage 

1967 

by 

1987 

Use  by  1987 

Residential 

258.15 

8.27 

47.00 

75.00 

Education 

11.94 

178.89 

2.50 

40.00 

Recreation 

10.25 

208.39 

2.00 

15.00 

Retail  Trade 

& 

Services 

7.16 

298.32 

1.50 

5.00 

Professional 

& 

Government 

1.07 

1,996.26 

.25 

1.50 

Manuf acturinf 

i 

39.45 

54.14 

7.25 

8.00 

Total 

328.01 

6.51 

60.50 

144.50 

The  following  are  reasons  why  the  planned  acreages  found 
in  the  table  for  1987  are  higher  than  the  acreages  needed  to 
accommodate  the  projected  population  increase  by  1987. 


RESIDENTIAL    Forty-seven  acres  are  needed  to  accommodate 
the  projected  population  increase,  but  75 
acres  have  been  programmed.  Part  of  the 
larger  acreage  is  for  streets  and  utility 
easements.   (Streets  usually  take  25  to  30 
per  cent  of  the  acreage  in  a  residential 
area.)  Part  is  for  the  trend  to  larger  lot 
sizes  and  the  possibility  that  the  population 
will  increase  at  a  greater  rate  than  projected, 

EDUCATION      If  population  were  the  only  criteria,  then 
only  2.50  acres  would  be  needed  by  1987. 
However,  this  method  is  not  satisfactory 
in  determining  educational  needs.  It  has 
been  determined  by  the  Glen  Alpine  School 
Administrative  Unit,  with  assistance  from 
the  N.C.  Department  of  Public  Instruction, 
that  the  need  exists  in  the  system  for  a 
new  high  school  complex.   Using  the  school 
standards  of  the  Department  of  Public 
Instruction  a  minimum  of  40  acres  will  be 
needed  for  a  senior  high  school. 


31 


RECREATION     The  present  recreational  facilities  are  such 
as  to  have  208  persons  per  acre.   If  this 
ratio  is  applied  to  the  expected  population, 
then  only  tvo  acres  more  will  be  needed  by 
1987.   However,  to  meet  national  standards 
of  100  persons  per  acre,  an  additional  15 
acres  will  be  needed  to  provide  the  citizens 
of  the  area  with  adequate  recreational 
facilities. 

RETAIL  TRADE   Only  about  1.5  acres  will  be  needed  accord- 
AND  SERVICES   ing  to  population  projections,  but  five 

acres  are  planned  for  the  additional  busi- 
nesses and  expansion  of  existing  businesses 
that  will  take  place  over  the  next  twenty 
years.   The  higher  figure  includes  provision 
for  a  shopping  center  which  would  occupy 
from  two  to  three  acres. 

PROFESSIONAL   The  requirements  for  acreage  in  the  category 
AND  of  professional  and  governmental  are  only 

GOVERNMENTAL   .25  acres  under  the  population  projection 
method.   However,  it  is  felt  that  within 
twenty  years  a  larger  Town  Hall  as  well  as 
other  facilities,  such  as  a  storage  yard, 
will  be  a  necessity.   Then  too,  the  larger 
population  will  require  the  addition  of  at 
least  another  doctor.   One  and  a  half  acres 
is  not  excessive  in  twenty  years. 

MANUFACTURING  About  7.25  acres  are  needed  to  serve  the 

expected  population  increase  and  only  about 
8.00  acres  are  felt  to  be  necessary.   This 
is  owing  to  the  location  of  an  industrial 
park  on  the  eastern  edge  of  the  fringe  area 
which  will  not  only  be  able  to  accommodate 
any  large  manufacturing  developments  but 
will  probably  attract  most  new  manufacturing 
into  the  development  rather  than  locating  in 
Glen  Alpine.   The  8.00  acres  allocated  are 
within  the  planning  area  but  are  adjacent  to 
the  industrial  park  to  the  east. 

Considering  all  factors  and  facets  it  does  not  appear  to 
be  unreasonable  to  plan  for  145  acres  to  meet  the  land  use 
needs  of  the  next  twenty  years.   After  all,  the  61  acres  needed 
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to  meet  population  projections  is  minimal  and  will  increase  if 
the  citizens  of  Glen  Alpine  induce  growth.   The  higher  popula- 
tion is  possible  should  development  occur  in  the  industrial 
park  at  a  faster  pace  than  is  expected  or  should  annexations 
by  the  town  occur. 


RESIDENTIAL 

In  locating  and  delineating  residential  areas  to  meet  the 
projected  population  increase  it  was  necessary  to  establish 
certain  standards  to  insure  that  the  desired  population  densi- 
ties and  direction  of  development  might  be  realized.   Owing  to 
the  availability  of  either  good  water  from  private  wells  or  the 
town,  and  the  suitability  of  the  land  for  septic  tanks,  it  was 
concluded  that  the  entire  planning  area  can  be  classified  as 
being  generally  suitable  for  residential  development.   However, 
it  should  be  noted  that  there  is  presently  no  sewerage  system 
in  the  town  or  its  fringe  area,  and  that  establishments  of  such 
a  system  will  be  a  necessity  in  the  near  future  to  protect  the 
health  of  the  citizens  of  the  area. 

Based  on  the  per sons-per-acre  method  it  was  determined  that 
a  total  of  47  additional  residential  acres  will  be  needed  by 
1987  in  the  planning  area.   However,  a  total  of  75  additional 
acres  is  proposed  —  which  not  only  allows  25  to  30  per  cent 
for  streets  but  also  allows  for  some  choice  on  the  part  of  the 
citizens  as  to  where  they  desire  to  live. 

The  Land  Development  Plan  (Map  8)  proposes  only  two  types 
of  residential  development:  low  density  long  range,  and  low  to 
medium  density  short  range. 
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Low  Density  Long  Range:   The  areas  programmed  for  this 
type  of  development  are  located  primarily  in  the  fringe 
area  and  are  not  presently  serviced  by  town  water.   Resi- 
dential development  of  this  type  is  usually  single-family 
detached  on  minimum  lot  sizes  of  20,000  square  feet  which 
permit  a  density  of  not  more  than  two  dwellings  per  acre. 
This  is  the  maximum  allowable  density  where  public  water 
and  sewers  are  not  available  and  private  wells  and  septic 
tanks  must  be  used.   Development  in  these  areas  should 
come  mainly  in  the  period  from  1977  to  1987. 

Low  to  Medium  Short  Range:   This  type  of  residential  area 
is  located  in,  and  in  fairly  close  proximity  tOj  the  town 
limits.   The  area  either  is  or  can  be  easily  served  by 
public  utilities.   The  area  should  permit  two  types  of 
densities:  one  to  four  dwellings  per  acre  single-family 
type  and  four  to  eleven  dwellings  per  acre  multi-family 
type.   Each  lot  should  contain  a  minimum  of  10,000  square 
feet.   However,  where  multi-family  units  are  permitted 
additional  square  footage  would  be  required  for  each 
additional  unit  on  a  sliding  scale  basis.   Development  in 
these  areas  should  take  place  primarily  over  the  next  ten 
years  —  1967  to  1977. 


Public  Housing;   The  need  for  public  housing  as  recognized 
in  the  Neighborhood  Analysis  can  best  be  accommodated  in 
the  multi-family  areas  shown  on  the  Land  Development  Plan. 
The  best  location  would  probably  be  between  Hennessee 
Street  and  the  present  school,  and  behind  the  housing  on 
Church  Street.   Here  the  topography  is  good,  it  is  near 
the  school  and  is  accessible  to  the  commercial  sections 
of  town.   The  second  location,  between  Main  Street  and 
Mill  Street,  would  accommodate  a  smaller  number  of  units 
and  would  have  to  be  cleared  of  the  present  dilapidated 
buildings.   Too,  the  topography  is  not  as  good  but  is 
suitable  . 


SOCIAL  AND  CULTURAL 

The  provisions  for  social  and  cultural  facilities  in  the 
Glen  Alpine  planning  area  have  been  limited  to  discussion  of 
the  educational  and  recreational  deficiencies  in  a  general  way. 
Discussion  in  detail  will  be  in  the  forthcoming  Community 
Facilities  Plan. 
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Education;   The  School  Survey  by  the  North  Carolina 
Department  of  Public  Instruction  noted  that  while  the 
present  facilities  are  adequate,  the  need  exists  in  the 
system  for  a  new  high  school  complex  to  relieve  the 
growing  demand  on  the  present  buildings  and  grounds. 
Short-range  plans  call  for  the  construction  of  a  new 
school  with  the  high  school  portion  of  the  existing 
school  being  transferred  to  this  new  plant,  thereby 
reducing  enrollment  at  the  existing  school  and  relieving 
the  demand.   While  a  need  of  only  2.50  acres  was  shown 
to  exist  under  the  per sons-per-acre  method^  it  can 
easily  be  seen  that  this  would  be  inadequate  for  any 
new  facility.   The  Glen  Alpine  School  Board  presently 
owns  about  20  acres  of  land  off  Hennessee  Street,  which 
is  the  probable  site  of  the  new  school.   This  site  has 
good  topography,  and  is  the  best  location  in  the  immediate 
vicinity  of  the  town.   However,  better  access  would  have 
to  be  provided  as  the  area  is  only  served  by  Hennessee 
Street  --  which  is  a  deadend.   However,  the  site  should 
be  expanded  to  a  minimum  40-acre  site  to  adequately  meet 
the  needs  of  a  high  school  and  to  allow  for  any  future 
expansion  of  the  proposed  facility. 

Recreation :   As  noted  earlier,  there  is  a  deficiency  of 
only  about  two  acres  if  the  present  ratio  of  persons  per 
acre  is  meant  to  be  maintained.   However,  it  would  be 
advisable  to  adjust  the  ratio  to  as  near  as  possible  to 
the  national  standard  of  100  persons  per  acre.   With  this 
in  mind,  it  is  recommended  that  over  the  next  twenty  years 
the  community  acquire  about  15  acres  in  the  planning  area. 
The  first  of  these  park-playgrounds  should  be  in  the  Pea 
Ridge  Street  area.   About  eight  acres  or  more  are  between 
Pea  Ridge   Street  and  the  Woman's  Club  building  which 
could  be  used  by  not  only  the  neighborhood  but  by  the 
whole  town.   A  small  sandlot  ballfleld,  tot  playground,-, 
picnic  area  and  various  other  recreational  activities 
could  be  accommodated  in  the  area.   Other  recreation 
areas  shown  on  the  Land  Development  Plan  will  probably 
not  be  needed  until  the  period  1977-1987, 
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BUSINESS  AND  SERVICES 

This  category  is  broken  down  into  two  parts:   retail  trade 
and  services,  which  includes  all  business  and  service  activi- 
ties, and  professional  and  governmental  activities,  which  in- 
cludes doctors'  offices  and  clinics  and  such  public  facilities 
as  the  fire  station-town  hall. 

Retail  Services:   The  present  commercial  development  is 
adequate  to  meet  the  needs  of  the  immediate  future,  but 
it  is  expected  that  within  a  five  to  ten  year  period  the 
demand  for  a  larger  central  business  district  or  a  small 
shopping  center  complex  will  exist.   With  this  in  mind, 
about  five  additional  acres  have  been  proposed,  of  which 
about  two  acres  would  be  in  the  central  business  district 
area.   The  development  of  this  area  could  take  either  of 
two  directions  --  the  first  of  which  would  be  preferable: 
(1)  the  development  of  a  small  shopping  center  on  the 
vacant  block  between  Giles  Drive,  London  Street,  Main 
Street  and  Church  Street;  (2)  expansion  of  the  present 
central  business  area  northward  toward  the  Woman's  Club 
building  and  between  Butler  and  Catawba  Streets.  Other 
commercial  locations  would  account  for  the  remaining  three 
acres  and  would  be  either  highway  or  neighborhood  business 
type  operations.   The  locations  and  extent  of  development 
of  these  will  be  determined  by  the  rate  of  residential 
growth  in  the  respective  areas.   (See  Map  8,  Land  Develop- 
ment Plan,  for  general  locations.) 

Professional  and  Governmental:   The  requirements  for 
additional  doctors  or  dentists  will  exist  as  the  popula- 
tion grows  as  well  as  the  necessity  to  enlarge  the  present 
Town  Hall  and  provide  for  other  expanding  public  services. 
Therefore,  an  additional  1.5  acres  of  land  have  been  pro- 
grammed over  the  twenty-year  period.   The  location  of  this 
expansion  on  the  vacant  part  of  the  block  between   Pitt 
Street  and  Davis  Street  was  logical,  for  the  present  Town 
Hall-Fire  Station   as  well  as  the  Post  Office  are  in  that 
area  now.   Then  too,  it  occupies  a  location  near  the 
center  of  town  and  near  the  central  business  district  so 
that  it  would  not  create  a  traffic  hazard  and  would  be 
easily  accessible  to  all  the  citizens  of  the  community. 
(No  provision  has  been  made  in  the  Land  Development  Plan 
for  a  sewerage  system  though  the  community  should  begin 
now  to  make  provision  for  such  a  system.   The  location  of 
a  treatment  facility  could  be  easily  accommodated  in  the 
fringe  area.   The  need  for  the  system  will  increase  as 
the  population  grows  such  that  by  the  early  1970's  the 
town  will  almost  have  to  have  one.   Federal  grants  should 
be  considered  now  and  plans  formulated  to  install  a  system 
no  later  than  the  early  1970's. 
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MANUFACTURING 

Manufacturing  or  industrial  land  needs  by  1987  will  prob- 
ably not  exceed  the  eight  acres  programmed.   This  is  due  pri- 
marily to  the  location  of  the  aforementioned  industrial  park  on 
the  eastern  fringe  of  the  planning  area.   Because  some  of  the 
industrial  park  is  within  the  planning  area  it  Is  felt  that  the 
development  of  eight  acres  will  occur  in  this  location.  Owing 
to  the  character  of  the  community  now  and  the  expressed  desires 
of  many  of  the  citizens,  it  is  felt  that  no  manufacturing, 
beyond  a  possible  few  very  small  enterprises,  will  locate  in 
the  town.   This  would  help  maintain  the  residential  atmosphere 
of  the  community  and  at  the  same  time^  because  of  the  nearby 
industrial  complex,  afford  the  citizens  a  place  of  employment 
near  their  homes. 


TRANSPORTATION 

No  additional  acreage  beyond  that  programmed  for  residen- 
tial land  usage  has  been  programmed  over  the  next  twenty  years. 
In  conjunction  with  the  Advanced  Planning  Department  of  the 
State  Highway  Commission  it  was  determined  that  owing  to  exist- 
ing and  anticipated  land  development  and  existing  and  anticipated 
population,  no  additional  major  or  minor  thoroughfares  will  be 
needed  in  the  Glen  Alpine  planning  area  by  1987.   (The  proposed 
thoroughfares  shown  on  Map  9,  Sketch  Thoroughfare  Plans  with 
the  exception  of  the  relocated  railroad  overpassj,  will  probably 
not  be  implemented  until  after  1987  --  depending,  of  courses  on 
development  in  the  respective  areas.)   However^  the  following 
recommendations  are  made  to  Improve  the  easisting  major  street 
system. 

1.  Install  a  caution  signal  at  the  Pea  Ridge  Street- 
Linville  Street  intersection. 

2.  Relocate  the  Southern  Railroad  overpass. 

3.  Improve  London  Street  to  a  22-2A  foot  pavement  cross 
section  with  6  foot  shoulders. 

4.  Widen  SR  1147,  Catawba  Street,  Linvilie  Street,  and 
SR  1225  to  a  22-24  foot  pavement  cross  section. 
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It  is  felt  that  the  above  priority  would  be  the  best  orde. 
for  carrying  out  the  improvements  suggested.   While  the  need 
does  not  now  seem  to  exist  for  any  new  major  or  minor  thorough, 
fares,  should  the  need  arise  in  the  next  twenty  years  because 
of  a  greater  population  increase  than  expected,  further  inves- 
tigations could  be  instituted  and  plans  revised  to  accommodate 
the  change.   There  is,  however,  a  need  to  improve  the  residen- 
tial street  system  in  some  sections  of  Glen  Alpine.   The  prime 
area  of  poor  street  layout  is  in  the  newly  developing  section 
in  the  northwestern  part  of  town  off  Pea  Ridge  Street  and  Lin- 
ville  Street.   While  little  can  be  done  with  what  is  already 
there,  it  is  hoped  that  the  town  will  enforce  the  forthcoming 
subdivision  regulations  and  require  a  more  adequate  pattern  of 
development  to  occur  in  the  future. 
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ANNEXATION  POSSIBILITIES 

The  growth  of  a  town  is  dependent,  to  a  significant  degree, 
upon  the  expansion  of  its  boundaries  to  include  development  in 
its  fringe  area.   Likewise,  in  the  overall  planning  process 
annexation  is  a  significant  factor.   The  following  areas  should 
be  considered  for  annexation  within  the  twenty-year  planning 
period.   The  descriptions  are  generalized  and  are  not  intended 
to  designate  exact  boundaries.   (Additional  studies  will  be 
necessary  in  order  to  determine  economic  feasibility  and  to 
conform  with  legal  requirements  of  annexation.   See  Map  10, 
Annexation  Possibilities.) 

AREA   I     This  area,  at  least  in  part,  could  be  annexed  in  the 
very  near  future  and  is  therefore  top  priority  for 
annexation.   Located  west  and  northwest  of  the 
present  town  limits  along  Linville  Street  to  about 
the  intersection  of  SR  1227  and  then  down  the  western 

SR  I%n«  ^''   ^°^'  ^'l    ''''^  '°    J"^^  ^^y°"^  -<i  down 
SR  1208  to  include  the  new  development  in  that 
location. 

AREA  II     Annexation  in  this  location  will  probably  not  occur 
until  further  residential  development  takes  place 
so  that  it  will  probably  be  about  ten  years  before 
it  is  possible.   Located  east  of  the  present  town 
limits  along  US  70  East  to  the  railroad  overpass, 
and  down  SR  1150  for  about  one-half  mile. 

AREA  III     Annexation  in  this  area  will  be  dependent  on  resi- 
dential development  which  will  probably  be  ten  years 
off.   Located  southeast  and  south  of  the  present 
town  limits  from  Allen  Street  Extended  around  to 
SR  1147  and  down  SR  1147  and  SR  1168  to  Little  Silver 
Creek. 

AREA  IV     Annexation  in  this  area  will  be  dependent  on  resi- 
dential development  which  in  turn  is  dependent  on  the 
development  of  the  new  high  school  in  the  area  and 
will  probably  come  toward  the  end  of  the  planning 
period.   Located  southwest  of  the  town  limits  along 
US  70  West  to  just  beyond  the  intersection  of  SR  1278 
then  south  to  Little  Silver  Creek  and  east  to  include 
the  school  property  off  Hennessee  Street  Extended. 
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SUMMARY  AND  CONCLUSIONS 

The  purpose  of  the  Land  Development  Plan  is  to  act  as  a 
guide  to  the  orderly  and  progressive  development  of  the  Glen 
Alpine  planning  area.   The  proposals  for  future  land  development 
and  redevelopment  are  based  on  present  deficiencies  and  future 
needs,  and  is  designed  to  maintain  the  residential  character  of 
the  town.   If  the  Land  Development  Plan  is  to  be  meaningful  in 
guiding  day-to-day  decisions  that  will  affect  the  future  of  the 
community  it  must  be  understood  and  supported  by  the  citizens 
of  the  community.   The  plan  will,  from  time  to  time,  require 
updating  to  keep  abreast  of  changing  conditions  and  desires. 

Several  means  of  effectuation  have  already  been  discussed 
in  this  or  prior  reports.   A  zoning  ordinance,  subdivision 
regulations,  and  building  codes  are  some  of  the  legal  tools 
that  will  permit  the  town  to  regulate  growth  in  the  proper  ways. 
The  following  is  a  list  of  the  projects  or  programs  that  are 
recommended  for  effectuation  during  the  short-range  (1-10  years) 
and  long-range  periods. 

SHORT-RANGE 

Residential 


Adopt  a  zoning  ordinance  and  enforce  same. 

Adopt  and  enforce  subdivision  regulations. 

Adopt  housing,  building,  plumbing  and  electrical 
codes  and  enforce  same. 

Work  toward  the  provision  of  public  housing  to 
fill  the  need  for  low-income  housing. 

Implement  a  residential  street  improvement  program 
properly  coordinated  with  the  finally  adopted 
thoroughfare  plan. 

Annex  Area  I. 
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Social  and  Cultural 

Acquire  the  property  for  suggested  parks  and 
recreation  areas. 

—  Acquire  the  property  for  the  proposed  new  high 
school  and  proceed  with  construction. 

Business  and  Services 

—  Campaign  to  f ix-up-paint-up  and  beautify  buildings 
in  the  center  of  town. 

Formulate  plans  and  install  a  sewerage  system. 

Manufacturing 

--   Create  an  Industrial  Development  Commission  to 

bring  new  and  diversified  industry  into  the  area 
and  improve  the  existing  industry  in  the  area. 

LONG-RANGE 

Residential 


—   Annex  Areas  II,  III,  and  IV. 
Social  and  Cultural 


—  Develop  the  parks  and  recreation  areas  suggested  in 
the  Land  Development  Plan. 

Business  and  Services 

—  Work  toward  the  establishment  of  a  shopping  center. 

Manufacturing 

—  Continue  to  attract  new  and  diversified  industry 
and  improve  existing  industry  in  the  area. 

The  above  projects  or  programs  are  not  all-inclusive  as 
some  of  the  facilities  and  services  in  the  community  have  not 
as  yet  been  studied  in  detail,  but  will  be  covered  in  the  up- 
coming Community  Facilities  Flan.   It  is  hoped,  however,  that 
the  impetus  needed  to  start  the  citizens  and  officials  on  a 
program  for  the  betterment  of  Glen  Alpine  has  been  found  and 
that  the  community  will  begin  to  acquire  and  develop  those 
characteristics  necessary  to  maintain  the  residential  character 
of  the  community. 
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